APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01697

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	The Stables, Cleeve House, Trowbridge Road, Seend, Melksham, SN12 6PG

	DEVELOPMENT DESCRIPTION:
	To install a sewage treatment plant as currently the house is connected to a septic tank which is failing

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

The proposal seeks planning permission for the installation of a sewerage treatment plant in the rear garden of the property. The application has been the subject of additional and revised information.  This includes an arboricultural statement; a revised red line and a change in certificate from A to B. 

SITE DESCRIPTION/CONTEXT

The application site comprises a predominantly L-shaped, detached single storey dwelling, built of stone and brick, under tiled roofs.  There is a driveway to the front, side and rear, with gardens to both sides and the rear.  These comprise a few outbuildings, one which is approved as an annexe.  The site extends to approximately half an acre in size and is enclosed by a brick wall with the road, timber fencing and mature vegetation. 

The application site is subject to the following planning policy constraints:

· Open countryside (within a countryside character area); and is the subject of a blanket Tree Preservation Order (TPO).

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/75/0559 - Full planning permission Decision - Approved Date: 30/10/1975 – Installation of sewage disposal unit to school.



RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape 
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 67: Flood Risk and Drainage

Seend Parish Neighbourhood Plan 2020 - 2030

Wiltshire Design Guide: Appendix D – Design Guidance for Householder extensions 

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

CONSULTATION RESPONSES

Seend Parish Council: No comments received at the time of writing.

Arboricultural Officer:  Informal comments received. No objections, subject to conditions.

Wessex Water: No comments received at the time of writing. 

Drainage: No comments received at the time of writing. 

REPRESENTATIONS

No comments were received.  

ASSESSMENT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the adopted Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. 

Design and Impact upon the character and context of the area

Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that all new development is of high design quality, reflecting local context, character, and distinctiveness.

Policies DP3 and DP4 of the National Planning Policy Framework require development to achieve a high standard of design that responds positively to local character and context. In assessing design quality, regard should be had to matters including scale, siting, form, appearance, materials and the relationship of development to its surroundings.

The submission details that the property is currently served by a septic tank in terms of managing its sewerage.  This is failing and needs to be replaced. 

The proposed sewerage treatment plant is a Marsh Industries, Ensign 10 PE (ten persons), EN12566-3:2011 Pumped Outlet.  It is proposed to be sited underground and will involve engineering works to excavate the soil to allow its installation.   It will be located to the north-east of the rear of the dwellinghouse, in the rear garden.  The proposed treatment plant soakaway will be in the northern corner of the garden adjacent to the high boundary brick wall and shared boundary fence.  The outlet pipe will extend in a straight-line south-eastward, to connect into the below ground treatment plant.  This will be located to the north-western side of the annexe and picket fence.  The proposed plans showing the treatment plant, show that the unit will have a slim access cover that will project above the ground.  It will be 600 x 600mm in size. 

From viewing the manufacturer’s specifications for the proposed sewage treatment plant, the only visible element will be the small access panel above ground, therefore it will have minimal impact upon the character and appearance of the area.  

Having regard to the above, the proposal complies with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy and Appendix D of the Wiltshire Design Guide.

Amenity

Point vii of Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that developments do not adversely affect neighbouring properties.

Policy P3 of the National Planning Policy Framework requires development to be appropriate for its location, taking account of its likely effects on health, living conditions and the environment. In particular, Policy P3(2)(b) requires development to avoid giving rise to unacceptable impacts on the living conditions of neighbouring residents and occupiers. In assessing amenity impacts, regard should be had to matters including daylight and sunlight, outlook, privacy, overbearing impacts and other effects on residential amenity.

The proposed development has been assessed in terms of its potential impact on the residential amenity of neighbouring properties, with particular regard to loss of light, overshadowing, loss of privacy, and overbearing effects. 

The proposed sewerage treatment plant will predominantly be sited below ground level and due to its position set in from all the boundary treatments enclosing the site at a minimum of 2m in height, with a distance of approximately 20m and 21m to the occupiers of the nearest neighbouring dwellings at The Willows to the east and The Swallows to the south-west, the proposals will not cause any harm to neighbour amenity in terms of having an overbearing impact, causing any loss of light due to its position and design. Furthermore, having regard to its enclosed location and intended purpose, the proposal is not considered likely to give rise to unacceptable nuisance or disturbance.

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

Impact upon the open countryside

Core Policy 51 of the Wiltshire Core Strategy requires all development to protect, conserve, and where possible enhance the character and quality of Wiltshire’s landscapes.  Development must demonstrate that it will not result in unacceptable harm to the landscape. 

The site lies outside the development boundary for Seend and is therefore in the open countryside.  It is also within a countryside character area, comprising the Avon Vales. 

The proposed sewage treatment plant would be located within the residential curtilage of Cleeve House and would be largely below ground level, with only a limited element visible above ground. Given its scale, siting and containment within the existing developed setting, the proposal would not result in any material harm to the character or appearance of the open countryside, the wider landscape character area, or local visual amenity.

The development therefore complies with Core Policy 51 of the Wiltshire Core Strategy.

Impact upon trees

Core Policy 51 of the Wiltshire Core Strategy seeks to protect and enhance landscape character, including important trees, woodland and hedgerows. Policy N2 of the National Planning Policy Framework seeks to conserve and enhance the natural environment and requires development proposals to take account of the contribution made by trees and other natural features to the character and quality of an area.

The application site is the subject of a blanket Tree Preservation Order (TPO), E/5/A1.  This is associated with the adjacent Cleeve House and covers all the land around it which is within its curtilage or formerly within its curtilage, such as the application site. 

The proposals have been the subject of an informal consultation with the Council’s Tree and Landscape Officer.  Due to the siting of the proposed sewerage treatment plant, outside of the Root Protection Area (RPA) of the nearest small tree, to its north-western side, and not being in close proximity to other trees within the site, it is considered that the treatment plant will have limited impact upon the important trees covering the site. 

An Arboricultural Statement has been submitted in support of the application. The statement confirms that the proposed sewage treatment plant and associated installation works would be located approximately 65 metres from the nearest significant trees within the Tree Preservation Order (TPO) area. The installation area is separated from these trees by existing development and the access road with the only trees in the immediate setting being small ornamental domestic gardens trees and shrubs.

Whilst the Tree Officer suggested a pre-commencement condition to secure an Arboricultural Method Statement, a condition to this effect is not considered to be reasonable or necessary due to the fact there are no significant trees in close proximity to the location of the sewage treatment plant and the works would not fall within any root protection zones. As such, a condition to this effect would not meet the 6 tests as described under Policy DM6 of the NPPF. A condition to ensure no storage of plant or materials within the RPAs of any trees on site is reasonable and will be added to the decision.

Having regard to the significant separation distance involved, it is considered that the proposed works would not result in damage to the root protection areas of the protected trees, nor would they give rise to adverse impacts through excavation, soil disturbance or subsidence. The statement also confirms that construction machinery and materials will be stored on existing hardstanding areas away from protected trees and that temporary fencing will be erected along the boundary of the TPO area to clearly define its extent during the works.

In light of the above, the proposed development is not considered to adversely affect any significant trees protected by the TPO and raises no arboricultural objections.

Drainage and Flood Risk 

Core Policy 67 seeks to ensure development does not increase flood risk on-site or elsewhere and includes appropriate drainage where necessary. Policies F7 and F8 of the NPPF seek to ensure flood risk and drainage are appropriately managed.

This is a matter for the Building Regulations stage. The Council’s drainage team and Wessex Water have both been consulted but have provided no comments.  The Environment Agency has not been consulted, as the proposed sewerage treatment plant is a private facility and will not impact upon mains sewerage treatment plants.

The proposal therefore complies with Core Policy 67 of the Wiltshire Core Strategy and the policy in the NPPF, ensuring that flood risk is not increased and that surface water drainage is appropriately managed.

[bookmark: _Hlk211330780]Biodiversity Net Gain 

Householder planning applications are exempt from the requirement to deliver Biodiversity Net Gain under Schedule 7A, Section 4(2)(a) of the Town and Country Planning Act 1990, as inserted by the Environment Act 2021.

Other Issues

Certificate B has been signed to recognise that the access to the site is under shared ownership with The Swallows next door.  

CONCLUSION

The proposed development is considered to be acceptable in terms of its design, scale, and relationship with the surrounding area. It would not result in any unacceptable harm to the character of the locality, the amenities of neighbouring occupiers, or ecology.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the Wiltshire Local Plan, and the National Planning Policy Framework. As such, the application is recommended for approval, subject to conditions.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.


